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STAFF REPORT #P2019-29 
Standing Committee 6/17/2019  
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 Amendments: No 

Submitted to: Development & Operations Services Standing Committee | Council 

Submitted by: Adam Farr, Director of Planning & Building Services 

Subject: 
 
Proposed Parkbridge Head Office – 70 Huron Street 
Zoning By-law Amendment 

 

 

 
 

1. BACKGROUND 

 
The purpose of the proposed Zoning By-law Amendment is to rezone the lands located at 70 
Huron Street to permit the commercial development of an office building to serve as Parkbridge 
Lifestyle Communities Inc.’s National Headquarters. 
 
The effect of the proposed Zoning By-law Amendment would 1) rezone the subject lands from the 
Recreation Exception Seven (REC-7) Zone to the Downtown Core Commercial Exception Five 

PURPOSE 
 
The purpose of this report is to provide Council with an analysis regarding a proposed Zoning 
By-law Amendment for the lands municipally addressed as 70 Huron Street. 
  

 

RECOMMENDATION 
 
THAT Council enacts and passes an amending Zoning By-law (attached) designating the lands 
at 70  Huron Street legally described as Part of Water Lot in front of Lot 44, Concession 8, Parts 
1, 3 and 5, Reference Plan 51R-41426 and part of Peel Street, north of Erie Street Registered 
Plan 282, Town of Collingwood, County of Simcoe as a site specific Downtown Core 
Commercial Exception Five (C1-5) Zone in order to allow commercial development of the 
Parkbridge Lifestyle Communities Inc. Head Office. 
 

 

AMENDMENTS 
 
None 
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(C1-5) Zone, and 2) create zoning provisions specific for this Downtown Core Commercial 
Exception Five (C1-5) Zone to restrict the permitted uses to business offices and uses accessory 
thereto, to carry forward language pertaining to the D4 study requirement should new, future uses 
and/or buildings be proposed within the Waste Disposal Assessment Area, and to establish 
specific lot provisions for the subject property. 
 
 
Property Description 
 
The subject property is located south of Huron Street and is municipally addressed as 70 Huron 
Street. It is legally described as Part of Water Lot in front of Lot 44, Concession 8, Parts 1, 3 and 
5, Reference Plan 51R-41426 and part of Peel Street, north of Erie Street Registered Plan 282, 
Town of Collingwood, County of Simcoe.  
 
The subject property is approximately 1.3 hectares (3.2 acres) in size with 124.4 metres of 
frontage along Huron Street, an arterial road. The property was cleared of trees in April 2018 as 
per Tree Cutting Permit No. P11318 and is currently vacant. The site was previously used as a 
municipal waste disposal site that operated in the 1920s to late 1930s, approximately 80 to 90 
years ago. 
 
Surrounding land uses include Huron Street, environmental protection lands, and Georgian Bay 
to the north; residential lands (multi-unit apartment building) to the west; and residential lands 
(single detached residential units) to the east and south.   
 
 
Proposal 
 
The Parkbridge Head Office project will consist of the development of one office building to serve 
as the National Headquarters of Parkbridge Lifestyle Communities Inc. The head office was 
previously located in Calgary, Alberta and the company recently completed the relocation of 
operations to the Collingwood area.  
 
Parkbridge undertook an internal process to identify and select a new site for its head office. 
Criteria such as locating within a regional market that represents Parkbridge’s business and its 
associated communities; high visibility for potential customers; unique town character and outdoor 
lifestyle; convenient access to downtown amenities and businesses; and a site that supports 
active transportation for employees were all considered. Furthermore, Parkbridge identified the 
need to locate in a community that can support their recruitment efforts as they are a business 
that is continuing to grow.   
 
The office building is proposed to have a total area of approximately 35,000 square feet (3,252 
square metres) over two storeys for 130-150 employees. Surface parking, including accessible 
parking and a loading space are proposed on-site. The proposed development has also been 
designed to accommodate a potential future addition of 10,000 square feet (929 square metres) 
at the rear of the building, should this be required in the future. 
 
An application for an Official Plan Amendment and Zoning By-law Amendment was submitted to 
Planning Services on May 10, 2018 (Town File No. D084218). In support of these applications, 
the following documents were submitted: 
 

 Planning Report (D.C. Slade Consultants Inc., May 2018); and 

 D4 Landfill Impact Assessment (WSP, February 2018). 
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Town Council held a Statutory Public Meeting regarding the proposed Official Plan Amendment 
and Zoning By-law Amendment on June 25, 2018.  A range of issues and concerns were raised 
by the public. These are discussed in further detail below.  
 
In September 2018, Parkbridge began making revisions to its overall site plan concept. The 
Zoning By-law Amendment was not sufficiently defined to advance to a recommendation report 
at the time. As a result, only the Official Plan Amendment was advanced in fall 2018. 
 
On September 24, 2018, Council adopted Official Plan Amendment No. 40 to permit the 
commercial development of 70 Huron Street for Parkbridge’s Head Office. Official Plan 
Amendment No. 40 was adopted by the County of Simcoe on October 30, 2018 and no appeals 
were received.  
 
On April 25 2019, Parkbridge met with Town Planning and Engineering staff to discuss their 
revised concept plan. Subsequent to that meeting, Parkbridge submitted a revised site plan 
concept and architectural renderings (See Appendix “A”) and a revised Draft Zoning By-law 
Amendment required by Planning Services staff in order to resume processing the application for 
a Zoning By-law Amendment. 

 
Applicant’s site plan concept presented at the May 30, 2019 Public Information Centre 
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Applicant’s building rendering concept presented at the May 30, 2019 Public Information Centre 
 
 
On May 16, 2019, Parkbridge submitted a revised application for Site Plan Control (Town File No. 
D11919). This application essentially replaced the previous application for Site Plan Control 
submitted by Parkbridge on May 10, 2018 (Town File No. D11818), which Planning Services 
never deemed complete. In support of the current application for Site Plan Control, the following 
documents were submitted: 
 

 Revised Site Plan, prepared by +VG Architects; 

 Architectural Renderings, prepared by +VG Architects; 

 Elevation Drawings, prepared by +VG Architects; 

 Floor Plans, prepared by +VG Architects; 

 Electrical Site Plan (Photometrics), prepared by Jain; 

 Landscape Plan, prepared by GSP Group; 

 Landscape Securities, prepared by GSP Group; 

 Functional Servicing & Stormwater Management Report, prepared by C.F. Crozier & 
Associates; 

 Civil Design Drawings, prepared by C.F. Crozier & Associates; 

 Engineering Securities, prepared by C.F. Crozier & Associates; 

 Diversion Pipe Memo, prepared by C.F. Crozier & Associates;  

 Traffic Opinion Letter, prepared by C.F. Crozier & Associates; 

 70 Huron Street Roadway Improvements Drawings, prepared by C.F. Crozier & 
Associates; and 

 External Road Improvements Design Brief, prepared by C.F. Crozier & Associates. 
 
This first Site Plan submission was circulated to Town departments and commenting agencies on 
May 24, 2019 and was discussed at the June 12, 2019 Development Review Team Meeting. It is 
anticipated that the Site Plan review process will take approximately three months prior to a Site 



P2019-29  Page 5 of 18 
 

Plan Agreement being brought forward to Development and Operations Standing Committee and 
Council for consideration. 
 
Notes on Site Plan 
In order to facilitate the necessary site remediation work this summer, Parkbridge has requested 
that the Town enact and pass the Zoning By-law Amendment in advance of the Site Plan Control 
Agreement. Nothing in the Zoning By-law Amendment precludes the proposed site plan from 
advancing as shown in the concept plan above.  
 
Although Parkbridge has indicated they are confident in the concept that has been shown to the 
public at the informal Public Information Centre held on May 30, 2019, it is possible they could 
make various minor adjustments to the proposed site plan through the Site Plan Control process, 
as necessary. These minor adjustments could include shifting the building, making design 
modifications that could necessitate articulation of the building walls, and/or minor expansions to 
the floor space contemplated in the building concept. This is common in the development process. 
Some proposed additional space has been provided that will prevent the need to come back to 
the municipality for further approvals.   
 
The building envelope permitted in the proposed Zoning By-law Amendment allows for additional 
space of: 

 ±4 m on the east side;  

 ±4 m on the west side; and  

 ±4 m on the south side (including the possible future addition).   
 
The proposed Zoning By-law Amendment continues to provide generous building setbacks from 
surrounding residential properties: 
 

 15 m to the eastern property line; 

 25 m to the western property line; and  

 55 m to the southern property line (including the possible future addition).  
 
The setback from the southern property line is designed to allow for a possible future expansion 
of the building. That expansion is not planned at this time and is not part of the Site Plan 
application currently under review. 
 
The maximum front yard of 6.0 metres ensures that the setback of the building is more consistent 
with existing building setbacks along Huron Street and allows for landscaping at the front of the 
building (the maximum front yard setback in the parent C1 zone is 3.0 metres). 
 
It is the opinion of Planning Services staff that advancing the Zoning By-law Amendment at this 
stage in the process is not premature and that sufficient provisions are in place in the Zoning By-
law Amendment to safeguard the public interest while allowing the applicant a measure of 
flexibility in finalizing the building design.  
 
Site Remediation and Drainage 
If approved, the rezoning of the subject property would facilitate the clean-up (remediation) of this 
former landfill site and improve the drainage situation on these lands. Site remediation of 
“brownfield” sites such as this is beneficial to the community and supported by policies at various 
levels of government. The proposed site plan also contemplates improvements to drainage on 
this property - an issue that has been a long time concern of adjacent property owners.  
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2. INPUT FROM OTHER SOURCES 

 
Parkbridge hosted two informal Public Information Centres on April 16, 2018 and June 19, 2018 
to present the original proposed development and receive feedback from the community. Town 
Council held a Statutory Public Meeting regarding the proposed Official Plan Amendment and 
Zoning By-law Amendment on June 25, 2018.   
 
Based on the comments received at the Statutory Public Meeting in response to the proposal, the 
common themes were 1) building height; 2) traffic; 3) parking; 4) drainage and stormwater 
management; 5) landscaping/buffering; and 6) environmental. In response, Planning Services 
staff provide the following comments for the consideration of Council. 
 

Building Height 
Concerns over the proposed maximum building height of 17 metres to accommodate a four-storey 
building were raised by a number of area residents and concerned citizens. It was suggested that 
the building height should be incremental and the maximum building height, as permitted in the 
Zoning By-law should be maintained. 
 
Based on further dialogue between Planning Services staff and Parkbridge following the Public 
Meeting on June 25, 2018, Parkbridge amended the concept plan in September 2018 to reduce 
the maximum building height to 12 metres, which is consistent with the maximum building height 
permitted in the Downtown Core Commercial (C1) Zone.  
 
The current development proposal is for a two-storey building with a height of approximately 11.2 
metres (including proposed architectural features of the roof line). The minimum height of a main 
building in the C1 Zone is 6.0 metres. The proposed Zoning By-law Amendment includes a 
minimum building height of 8.0 metres to encourage compact urban form and ensure that a low-
rise, single-storey building is not constructed on the subject property. The proposed Zoning By-
law Amendment does not prescribe a maximum number of storeys for the proposed development. 
However, the maximum building height of 12.0 metres as per the parent C1 Zone provisions 
cannot be exceeded. 
 

Traffic 
Traffic concerns relating to speed, volume, the number of employee vehicles entering and exiting 
the site, the lack of pedestrian crossing opportunities across Huron Street to access Sunset Point, 
the lack of a turning lane on Huron Street, and vehicle access to the subject property off Simcoe 
Street were also raised by a number of residents. 
 
Turning Lane on Huron Street 
A Traffic Opinion Letter and Huron Street Roadway Improvements drawings, both prepared by 
C.F. Crozier & Associates Inc., have been submitted in support of the application for Site Plan 
Control. A new left turn lane is required on Huron Street to support the proposed development. 
The proposed Huron Street road widening to accommodate this left turn lane will require an 
encroachment into the Town-owned lands zoned Environmental Protection (EP) to the north and 
will also require some minor realignment of the Town’s existing pedestrian trail. 
 
The Silver Creek Wetland Complex (CL7) is located on the north side of Huron Street across from 
the proposed development. In anticipation of the proposed road widening, the wetland boundary 
was recently delineated and accepted by the Ministry of Natural Resources and Forestry (MNRF). 
The proposed works, including the pedestrian trail realignment, will not encroach into the wetland 
feature. 
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The Nottawasaga Valley Conservation Authority (NVCA) has provided comments in response to 
the proposed Zoning By-law Amendment and more particularly the proposed road widening. 
Based on NVCA’s understanding that the wetland boundary was recently delineated and 
accepted by the MNRF and that the proposed road widening, including realignment of the existing 
pedestrian trail will not encroach into the wetland feature, the NVCA considers the shifting of the 
trail to be a ‘minor’ modification. Confirmation that there are no site specific impacts with 
recommended mitigation measures will be required through the submission and acceptance of 
an Environmental Impact Statement (EIS) Memo with Terms of Reference approved by the 
NVCA’s Planning Ecologist. The NVCA confirmed that the ecological considerations for the 
proposed road widening will be addressed through the Site Plan Control review process and they 
have no objection to the Town proceeding with the Zoning By-law Amendment in advance of the 
Site Plan process. 
 
Vehicle Access from Simcoe Street 
Concerns over vehicular access to 70 Huron Street via the proposed entrance off Simcoe Street 
were raised at the Public Meeting. Parkbridge proposed that the secondary access be restricted 
to Emergency Services vehicles only and function primarily as a pedestrian and/or bicycle access 
route to the property. This secondary access was further discussed at the Development Review 
Team meeting on June 12, 2019. It was confirmed that a secondary Emergency Services access 
route was not required for the proposed building. As a result, Parkbridge is now proposing to 
eliminate the Emergency Services vehicle access route off Simcoe Street altogether and maintain 
it strictly as a ± 3 metre wide pedestrian/bicycle pathway. Therefore, no increase in vehicular 
traffic is anticipated on Simcoe Street as a result of the proposed development. Additional details 
regarding this pedestrian/bicycle pathway will be further addressed through the Site Plan Control 
process. 
 
Pedestrian Crossing 
Concerns over the lack of pedestrian crossing opportunities on Huron Street were raised at the 
Public Meeting. Huron Street is a connecting link of Highway 26 and pedestrian crossings fall 
under the jurisdiction of the Ministry of Transportation. The Town’s Engineering Services 
department conducted pedestrian traffic counts in summer 2018 and have submitted this data 
along with a request to the Ministry for consideration of a pedestrian crossing. The provision of a 
pedestrian crossing on Huron Street is not required to support the proposed Parkbridge 
development. This would be properly considered in the context of a future Town initiative in 
consultation with, and subject to approval by the Ministry of Transportation. 
 

Parking 
Several residents also raised concerns over the amount of parking on the site. It was indicated 
that the proposal provides more parking spaces than what would typically be required by the 
Zoning By-law.  
 
Town of Collingwood Zoning By-law No. 2010-040, as amended, only specifies minimum 
provisions for the required number of parking spaces. A ‘business office’ is not specifically listed 
as a Type of Use in Table 5.15.1.1 ‘Required Parking Spaces’ of the Zoning By-law so the general 
parking space ratio for non-residential uses is applicable (3 spaces per 100 m2 of Gross Floor 
Area). Based on the proposed building area of 3,252 square metres, a minimum of 98 parking 
spaces is required. If the potential, future building addition of 929 square metres is included, a 
minimum of 126 parking spaces is required. The application for Site Plan Control currently 
proposes a total of 150 parking spaces on the subject property. As a result, the minimum parking 
provisions of the Zoning By-law will be satisfied. 
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The Town of Collingwood Urban Design Manual states that ‘parking lots shall be configured, 
designed and landscaped with no more parking stalls than is necessary to comply with the Zoning 
By-law.’  
 
The Parkbridge National Headquarters will employ approximately 130 to 150 employees. In order 
to ensure the building was sized appropriately, Parkbridge retained a professional office space 
consultant. This consultant reviewed Parkbridge’s internal staff programming including designed 
innovative space to gain efficiencies (i.e. modern office space planning, smaller office units, 
collaborative space/open concept shared spaces, etc.). The consultant’s recommendation was a 
floor area of 18.02 square metres (194 square feet) per person. This equates to approximately 5 
employees per 100 square metres. 
 
Considering the number of employees to be employed at this office building as well as the need 
for some client/visitor parking, Parkbridge is confident that the provision of 150 parking spaces on 
the subject property will be sufficient to satisfy the parking needs of the proposed building. Site 
specific details pertaining to the parking lot layout will be addressed through the Site Plan Control 
process and in consideration of the parking design guidelines of the Town’s Urban Design 
Manual. 
 

Drainage & Stormwater Management 
Concerns over increased flooding and drainage issues were raised at the Statutory Public 
Meeting. Residents indicated that drainage has worsened since the trees were removed from the 
subject property and are concerned as to how the proposed development will affect area drainage 
going forward.  
 
Over the last several months, Parkbridge and the Town’s Engineering Services department have 
been working on identifying improvements to the longstanding drainage issues associated with 
this particular area of the municipality. While the proposed improvements will not completely solve 
the drainage issues in this area, they are expected to significantly improve existing conditions.  
 
A Functional Servicing and Stormwater Management Report and a Diversion Pipe Memo, both 
prepared by C.F. Crozier & Associates Inc., have been submitted in support of the application for 
Site Plan Control. The proposed drainage improvements will require an easement from 
Parkbridge in favour of the Town. The proposed works will be undertaken jointly by Parkbridge 
and the Town and specific details will be further addressed through the Site Plan Control process. 
The proposed drainage improvements were well-received by neighbouring residents at the 
informal Public Information Centre held on May 30, 2019. It is anticipated that Engineering 
Services will be preparing a Staff Report to further address this matter at a future date. 
 

Landscaping/Buffering 
Concerns were raised in regards to landscaping – particularly along the former Peel Street road 
allowance - and buffering of the site from adjacent properties.  
 
A Landscaping Plan prepared by GSP Group has been submitted in support of the application for 
Site Plan Control. Furthermore, Parkbridge’s Draft Zoning By-law Amendment submitted in 
support of the application for Zoning By-law Amendment outlined significant increases in building 
setbacks from the adjacent residential areas as well as an increase in the Minimum Landscaped 
Open Space.  
 
Further details regarding landscaping and buffering from adjacent properties will be addressed 
through the Site Plan Control process. 
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Environmental 
Two residents also submitted comments related to loss of bird habitat as a result of the proposed 
development.  
 
In order to enable Parkbridge to begin remediation of the site, the Town issued Permit to Destroy 
Trees No. P11318 on March 26, 2018. The trees were removed in April 2018 in accordance with 
Town By-law No. 2012-084 (By-law to Prohibit and Regulate the Destruction or Injury of Trees in 
the Town of Collingwood). As previously stated, a Landscaping Plan prepared by GSP Group has 
been submitted in support of the application for Site Plan Control. A total of 72 coniferous and 
deciduous trees, over 700 coniferous and deciduous shrubs, and a variety of ornamental grasses 
and perennials, which as much as practical are required through the Town’s Urban Design Manual 
to be hearty native species, are currently proposed for the site, which may promote the 
establishment of new bird habitat.  
 
 
Subsequent to the two informal Public Information Centres and the Statutory Public Meeting held 
in 2018, Parkbridge hosted a third informal Public Information Centre on May 30, 2019 to present 
its proposed revisions to the original development proposal and receive additional feedback from 
the community. In addition to the information boards on display, a handout was provided outlining 
the project timelines to date and anticipated timelines going forward. The handout also included 
the contact information for a Parkbridge representative who will serve as the central point of 
contact for the public throughout this project. 
 
Representatives from Planning Services and Engineering Services attended Parkbridge’s Public 
Information Centre on May 30, 2019. Comments received from the public were generally 
supportive of the revised site plan concept. The reduced height, overall building design, and site 
layout appeared to be well-received by the neighbouring residents. One resident reiterated 
previously stated concerns regarding the now approved Official Plan re-designation of the 
property from residential to commercial. A few residents had some site specific 
questions/comments pertaining to landscaping and stormwater management. Parkbridge and 
Town staff intend to review and address these site specific comments through the Site Plan 
Control process. 
 
In addition to the comments received at the 2018 Statutory Public Meeting and the 2019 informal 
Public Information Centre, a summary of written submissions from the public are attached for the 
consideration of Council (see Appendix “B”). Copies of the form letters received from 
approximately 20 residents are also provided (see Appendix “C”). A summary of the Department 
and Agency comments received in response to the proposed Zoning By-law Amendment are also 
attached for Council’s consideration (see Appendix “D”). 
 
Staff Report No. P2019-29 was reviewed by Department Heads on June 11, 2019 and it was 
recommended to proceed to Development and Operations Services Standing Committee/Council 
for consideration. 
 
 

3. REVIEW & ANALYSIS OF APPLICABLE LEGISLATION ANG POLICIES 

 
Matters of Provincial Interest 
 
Section 2 of the Planning Act, R.S.O. 1990, c .P. 13, as amended, provides that Council in carrying 
out their responsibilities under the Planning Act shall have regard to matters of provincial interest.  
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Planning Services staff are satisfied that this Zoning By-law Amendment, if adopted, shall not 
offend any matters of provincial interest.    
 
 
Provincial Policy Statement 2014 
 
Section 3(5) of the Planning Act, R.S.O. 1990, c .P. 13, as amended, provides that the Council of 
a municipality, in exercising any authority that affects a planning matter, shall ensure that those 
powers are exercised in a manner that is consistent with the policy statements issued by the 
Province. The Provincial Policy Statement 2014 (PPS) provides policy direction on matters of 
provincial interest related to land use planning and development and sets the policy foundation 
for regulating the development and use of land. Key policies contained in the PPS include: 1) 
building strong healthy communities; 2) wise use and management of resources; and 3) protecting 
public health and safety. 
 
Section 1.1.3 of the PPS addresses Settlement Areas and recognizes that the vitality of settlement 
areas is critical to the long-term economic prosperity of Ontario communities. The Town of 
Collingwood is considered a settlement area under the PPS. The PPS directs that settlement 
areas are to be the focus of growth and development (Section 1.1.3.1) and that planning 
authorities shall identify appropriate locations and promote opportunities for intensification and 
redevelopment where this can be accommodated taking into account existing building stock or 
areas, including brownfield sites, and the availability of suitable existing or planned infrastructure 
and public service facilities required to accommodate projected needs (Section 1.1.3.3). 
Brownfield sites are defined in the PPS as ‘undeveloped or previously developed properties that 
may be contaminated. They are usually, but not exclusively, former industrial or commercial 
properties that may be underutilized, derelict or vacant.’  
 
With respect to planning for employment and promoting economic development, Section 1.3.1 of 
the PPS requires that planning authorities provide an appropriate mix and range of employment 
and institutional uses to meet long-term needs; provide opportunities for a diversified economic 
base, including maintaining a range and choice of suitable sites for employment uses, and take 
into account the needs of existing and future businesses; and encourage compact, mixed-use 
development that incorporates compatible employment uses to support liveable and resilient 
communities. 
 
In terms of servicing, Section 1.6.6.1 of the PPS specifies that expected growth or development 
should be directed and accommodated in a manner that promotes the efficient use and 
optimization of existing municipal sewage and water services and that intensification and 
redevelopment within settlement areas on existing municipal sewage and water services should 
be promoted, wherever feasible.  
 
Section 1.7.1 of the PPS states that long-term economic prosperity should be supported by 
promoting opportunities for economic development and community investment-readiness; 
maintaining and enhancing the vitality and viability of downtowns; and promoting the 
redevelopment of brownfield sites, among others. 
 
Section 1.8.1 also identifies the importance of energy conservation and efficiency, improved air 
quality, reduced greenhouse gas emissions, and climate change adaptation through land use 
development patterns. Compact built form, the use of active transportation and transit in and 
between residential, commercial, institutional, and other uses, and improving the mix of 
employment and housing uses to shorten commute journeys are generally encouraged. 
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The proposed development represents intensification within a settlement area as it involves the 
development of vacant and/or underutilized land within a previously developed area. This 
proposed commercial development provides an opportunity to further diversify the economic base 
of Collingwood and contributes towards a more compact, mixed-use community. The site has 
access to full municipal water and sewer services and the proposed development provides the 
opportunity to remediate a former waste disposal site. Furthermore, the property is situated along 
a municipal transit route.  
 
Based on the foregoing, Planning Services staff are of the opinion that the proposed Zoning By-
law Amendment, if adopted, will be consistent with the PPS. 
 
 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe (May 2019) 
 
Section 3(5) of the Planning Act, R.S.O. 1990, c. P. 13, as amended, provides that the Council of 
a municipality, in exercising any authority that affects a planning matter shall conform to the 
provincial plans that are in effect, or shall not conflict with them, as the case may be.   
 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe (A Place to Grow) is the Ontario 
government’s initiative to plan for growth and development in a way that supports economic 
prosperity, protects the environment, and helps communities achieve a high quality of life. 
 
A number of Guiding Principles are outlined in A Place to Grow (Section 1.2.1), including ‘support 
the achievement of complete communities that are designed to support healthy and active living 
and meet people’s needs for daily living throughout an entire lifetime’; ‘prioritize intensification 
and higher densities in strategic growth areas to make efficient use of land and infrastructure and 
support transit viability’; and ‘provide flexibility to capitalize on new economic and employment 
opportunities as they emerge’.  
 
Section 2.2.1.2 a) of A Place to Grow directs the vast majority of growth to settlement areas that 
have a delineated built boundary, existing municipal water and wastewater systems, and can 
support the achievement of complete communities. Section 2.2.1.2 c) further directs that growth 
within settlement areas be focused in delineated built-up areas; strategic growth areas, locations 
with existed or planned transit, and areas with existing or planned public service facilities.  
 
Section 2.2.1.4 of A Place to Grow outlines how complete communities can be achieved by 
featuring a diverse mix of land uses, including residential and employment uses, and convenient 
access to local stores, services, and public service facilities; providing a diverse range and mix of 
housing options; expanding convenient access to a range of transportation options and public 
service facilities; providing for a more compact built form; and mitigating and adapting to climate 
change impacts. 
 
In terms of Employment, Section 2.2.5.1 of A Place to Grow identifies that economic development 
and competitiveness will be promoted by b) ensuring the availability of sufficient land, in 
appropriate locations, for a variety of employment to accommodate forecasted employment 
growth to the horizon of this Plan (2041); c) planning to better connect areas with high employment 
densities to transit; and d) integrating and aligning land use planning and economic development 
goals and strategies to retain and attract investment and employment. Furthermore, A Place to 
Grow states that ‘retail and office uses will be directed to locations that support active 
transportation and have existing or planned transit.’  
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Within the Simcoe Sub-area identified in Section 6 of A Place to Grow, a significant portion of 
growth is directed to communities where development can be most effectively serviced, and 
where growth improves the range of opportunities for people to live, work and play in their 
communities, with a particular emphasis on primary settlement areas. The Town of Collingwood 
is identified as a primary settlement area in A Place to Grow. It is intended that by 2031 
development for all the municipalities within Simcoe County will not exceed the overall population 
and employment forecasts contained in Schedule 7 of A Place to Grow. As per Schedule 7, the 
Town of Collingwood’s population and employment forecasts are 33,400 and 13,500 respectively.  
 
The proposed development of Parkbridge’s Head Office represents intensification within a primary 
settlement area of A Place to Grow. By integrating additional commercial uses into an established 
area with both existing residential and commercial uses nearby, this development would further 
advance the achievement of a complete community. The subject property is located within a 
delineated built boundary with municipal water and wastewater services readily available. 
Convenient access to public transit and public service facilities including parks, trails, library, 
museum, medical offices and hospital, etc., as well as local stores and services, are readily 
available in close proximity to the site. Furthermore, as Parkbridge is essentially relocating its 
company headquarters from Calgary, Alberta to Collingwood, it is anticipated that this proposed 
development will support the Town’s forecasted population and employment growth forecasts as 
prescribed by A Place to Grow. 
 
Based on the foregoing, Planning Services staff are satisfied that the proposed Zoning By-law 
Amendment, if adopted, will be in general conformity with the policies of A Place to Grow.   
 
 
County of Simcoe Official Plan 
 
The subject lands are designated ‘Settlement’ within Schedule 5.1 ‘Land Use Designations’ of the 
County of Simcoe Official Plan, as amended.  
 
The County Official Plan contains policies relating to the orderly development of those areas that 
are designated as Settlement, and in particular an emphasis on development directed to Primary 
Settlement Areas. As per Schedule 5.1.2 ‘Simcoe Sub Area’ of the County of Simcoe Official Plan, 
the Town of Collingwood is identified as a Primary Settlement Area. 
 
As per Section 3.1.4, the County Official Plan recognizes the need to enable and encourage the 
development of a wide range of business and employment opportunities to meet the needs of a 
growing population and changing global economics. The land use policies of the County Official 
Plan provide for and encourage multi-use development and expansion of employment 
opportunities. Furthermore, the growth of locally sponsored business is particularly encouraged 
as it provides a more stable and secure employment base developed with local involvement. 
Encouraging more businesses within the County providing jobs to County residents helps achieve 
an overall complete community within Simcoe County and supports environmental objectives 
such as reducing distances travelled to work and further supports public transit initiatives. 
 
The majority of population and employment growth is to be directed to settlement areas with 
particular emphasis on primary settlement areas (Section 3.2.3) and the majority of population 
and employment growth is to be directed to settlement areas with full municipal water and sewage 
services (Section 3.2.4). Furthermore, the County will plan and invest for a balance of jobs and 
housing to reduce the need for long distance commuting and promote alternative transportation 
choices and usage (Section 3.2.6) and the County, in collaboration with local municipalities, will 
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plan to maintain a balance of employment to residents as per Table 1 in the County Official Plan 
(Section 3.2.11).  
 
Objectives of the ‘Settlement’ land use designation in the County Official Plan include: to focus 
population and employment growth and development within settlements, with particular emphasis 
on primary settlement areas (Section 3.5.1); to develop a compact urban form that promotes the 
efficient use of land and provision of water, sewer, transportation, and other services (Section 
3.5.2); and to develop mixed use settlements as strong and vibrant central places and to create 
healthy settlements and communities that are sustainable (Section 3.5.3).  
 
In addition to the abovementioned ‘Settlement’ policies, Schedule 5.6.2 ‘Private, Other Municipal 
and Government Waste Disposal Sites’ of the County Official Plan identifies Site 613 on the 
subject lands. As a result, the subject lands are considered a D-4 Assessment Area. As per 
Section 4.9.16, where development is proposed within the D-4 Assessment Area of a privately 
owned waste disposal site, the local municipality will determine the need for D-4 Studies and peer 
reviews, and the implementation of the proposed conditions including mitigation and monitoring 
will be determined by the local municipality. The nature of this waste disposal site classification 
will be addressed further in the ‘Town of Collingwood Official Plan’ section below. 
 
The subject lands are located within a Primary Settlement Area with access to full municipal water 
and sewage services. The proposed development involves the integration of a new commercial 
use into an existing area with both residential and commercial uses nearby. As a result, this 
proposal further advances multi-use development and expansion of employment opportunities in 
the Town of Collingwood. In addition to Parkbridge’s former head office in Calgary, Alberta, the 
company has smaller offices in Wasaga Beach and leased office space in Collingwood. As a 
result, this proposal essentially represents the growth of locally sponsored business and will 
enable a company with current operations in Simcoe County to expand and ultimately provide 
additional jobs within Simcoe County.  
 
Based on the foregoing, Planning Services staff are satisfied that the Zoning By-law Amendment, 
if adopted, will conform to the general intent and purpose of the County Official Plan. 
 
 
Town of Collingwood Official Plan (Office Consolidation December 2015) 
 
The Town’s Official Plan establishes the general pattern and quantifies future growth to the year 
2031. Its purpose is to ensure the best form of development under the most desirable conditions.  
 
2.0 Major Policy Influences 
 

2.5 Growth Management 
As per Section 2.5.1, the Provincial Policy Statement, the Growth Plan, and by extension the 
Simcoe County Official Plan, provide the primary basis for managing Collingwood’s growth and 
development to 2031, including overall population and employment allocations, and a policy 
framework for how and where growth will proceed. Central to the Growth Plan and the Town 
Official Plan are the concepts of Complete Communities and Compact Urban Form (Section 
2.5.2). 
 
Complete Communities are defined as those meeting people’s needs for daily living, throughout 
an entire lifetime, by providing convenient access to an appropriate mix of jobs, local services, a 
full range of housing, and community infrastructure including affordable housing, schools, 
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recreation and open space for their residents, and providing convenient access to public 
transportation and options for safe non-motorized travel (Section 2.5.2.1). 
 
Compact Urban Form is defined as a land-use pattern that encourages efficient use of land, 
walkable neighbourhoods, mixed land uses (residential, retail, workplace and institutional all 
within one neighbourhood), proximity to transit and reduced need for infrastructure. Compact 
urban form can include multi-storey commercial developments (Section 2.5.2.2). 
 
Schedule ‘F’ – Urban Structure of the Official Plan identifies the subject property as Inside Built 
Boundary (Designated/Available Lands) and within the Collingwood Intensification Area. As per 
Section 2.5.4, the built boundary of the Town Official Plan defines the established built-up areas 
within the Town, where, as of June 16, 2006, development activity has for the most part already 
or typically occurred. Intensification areas are specific areas within the built boundary where 
growth through intensification can be focused. Underpinning the urban structure is a shifting of 
growth from greenfield development in areas which were in the recent past agricultural and rural 
land uses towards intensification of built up areas where compact urban form and complete 
community objectives can typically be more easily achieved. 
 
 
3.0 General Development 
 
As per Section 3.1, to ensure that the implementation of the policies outlined in the Official Plan 
will result in the development of an economically strong, vibrant and complete community, a 
number of general principles must be considered: 

 significant natural and cultural heritage features and resources are protected, conserved 
and enhanced when possible; 

 new development is protected from flooding and other natural or human made hazards; 

 in accordance with its context, new development is encouraged to be compact in form and 
include a diverse mix of land uses, a range and mix of employment and housing types, 
and easy access to local stores and public/private services;  

 public open space, recreation facilities, schools, civic and cultural facilities shall be 
accessible by pedestrians, cycling and transit; 

 new development is serviced with full municipal water supply and sanitary sewage 
disposal facilities; and 

 no by-law is passed which does not conform with the intent of this Plan.  
  

3.5 Municipal Services  
As per Section 3.5.3, it is the intent of the Official Plan that no major forms of new development 
be permitted unless adequate municipal water, sanitary sewer and storm sewer facilities are 
available. The subject property is located within Service Area 1 on Schedule ‘E’ – Municipal 
Service Areas. As per Section 3.6.1, Service Area 1 lands can develop immediately subject to 
other policy considerations. 
 

3.8 Urban Design Standards 
The objectives outlined in Section 3.8.2 pertaining to urban design standards including building 
orientation, scale, design and materials, on-site parking, landscaping, pedestrian access, etc. will 
be addressed through the Site Plan Control process. Although not provided as part of the 
application submission for Site Plan Control, an Urban Design Report is required and will be 
reviewed through the Site Plan Control process. 
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3.9 Natural Hazards 
As per Section 3.9.2, it is an objective of the municipality to minimize the volume and maximize 
the quality of surface drainage from new development. All applications for commercial 
development require that a Stormwater Management Report, prepared by a qualified 
professional, be submitted to the satisfaction of the Town, and other applicable agencies. A 
Functional Servicing and Stormwater Management Report, prepared by C.F. Crozier & 
Associates Inc., has been submitted in support of the application for Site Plan Control. Stormwater 
management along with other natural hazard considerations will be addressed further through the 
Site Plan Control process. 
 

3.10 Conservation Authorities 
The subject property is located within an area regulated under the Conservation Authorities Act. 
As a result, the proposed development will be subject to the permitting and approval process 
administered by the NVCA. The NVCA issued Permit No. 2018-10568 on October 5, 2018 for the 
placement/removal of fill and grading within a regulated area at 70 Huron Street. 
 

3.11 Waste Disposal Sites and Assessment Areas 
Schedule ‘A’ – Land Use Plan identifies the subject property as a Waste Disposal Site and 
Assessment Area in the Town of Collingwood Official Plan. The site is recognized as an inactive 
waste disposal site within the urban/built up area of the Town. As per Section 3.11.1, development 
of new uses or new or enlarged buildings or structures on the site of an inactive site within the 
built up area may be permitted provided a study is completed that addresses the Province’s 
Guideline D-4 to ensure that the proposed land uses are compatible in nature and do not 
adversely impact on each other. 
 
Parkbridge submitted a D-4 Landfill Impact Assessment, prepared by WSP, as part of their 
application for Official Plan and Zoning By-law Amendments. This study was peer reviewed by 
Golder Associates Ltd. to the satisfaction of Town staff. The D-4 study and the peer review support 
the impacted soils being moved from underneath the proposed building location to a berm to be 
built along the south and east sides of the property. The berm will also enhance any buffer area 
between the abutting residences and the parking area. Any requirements deemed appropriate to 
impose on the proposed development in terms of site remediation and/or risk assessment will be 
addressed through the issuance of the Town’s Fill Permit and/or the Site Plan Agreement. 
 
 
4.0 Land Use Designations 
 
Schedule ‘A’ - Land Use Plan of the Town of Collingwood Official Plan designates the subject 
property as ‘Downtown Commercial Core Exception Two (DC-2)’ and identifies the property as a 
‘Waste Disposal Assessment Area’.  
 
Per Section 4.4.4.10.2 ‘Uses Permitted – 70 Huron Street – Parkbridge Head Office (OPA#40)’, 
within the Downtown Commercial Core Exception Two (DC-2) designation, the permitted uses 
shall be limited to business offices and accessory uses thereto. Should the development of new 
uses or buildings within the Waste Disposal Assessment Area be proposed in the future, a 
supplemental D4 study may be required as per Section 3.11 of this Official Plan. 
 
As per Section 4.4.4.4, development that is not within or adjacent to the Heritage Conservation 
District in the Downtown Commercial Core shall be consistent with Collingwood’s Urban Design 
Standards. As previously stated, an Urban Design Report is required to support the submission 
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of an application for Site Plan Control. As a result, the built form details of this proposed 
development will be reviewed and addressed through the Site Plan Control process. 
 
Section 4.4.4.6 directs that all development within the Downtown Core designation shall provide 
adequate off-street parking in accordance with existing Zoning By-law standards. The proposed 
development has allocated sufficient space for on-site parking on the subject property. Parking 
requirements will be further addressed through the Site Plan Control process. 
 
Based on the foregoing, Planning Services staff are satisfied that the Zoning By-law Amendment, 
if enacted and passed, will conform to the general intent and purpose of the Town’s Official Plan. 
 
 
Collingwood Zoning By-law No. 2010-040 
 
Schedule ‘A’ of the Zoning By-law, as amended, indicates that the property is currently zoned 
Recreation Exception Seven (REC-7). As per Section 9.5, the Recreation Exception Seven – 
REC-7 Zone states: 
 
These lands are an inactive waste disposal site. Permitted uses shall be limited to those 
recreational uses that are passive in nature and open to the natural environment. Uses shall be 
serviced with a municipal water supply system. The construction of a building may require the 
completion and acceptance of a D4 study. This study will be completed pursuant to the D4 
Guidelines of the Ministry of the Environment or any additional or replacement guidelines 
instituted by the Ministry for such lands and an agreement with the appropriate authority to assure 
the implementation of any recommendations in the study. 
 
A D-4 Landfill Impact Assessment, prepared by WSP, was submitted in support of the Official 
Plan and Zoning By-law Amendment applications. This study was peer reviewed by Golder 
Associates Ltd. to the satisfaction of Town staff. Any requirements deemed appropriate to impose 
on the proposed development in terms of site remediation and/or risk assessment will be 
addressed through the issuance of the Town’s Fill Permit and/or the Site Plan Agreement. 
 
Per the Zoning By-law, as amended, permitted uses within the REC-7 Zone do not include a 
business office. As a result, the Zoning By-law Amendment proposes to rezone the subject lands 
from Recreation Exception Seven (REC-7) to Downtown Core Commercial Exception Five (C1-
5).  
 
Rezone from REC-7 to C1-5 
 
The lands are proposed to be zoned as Downtown Core Commercial Exception Five (C1-5). The 
Downtown Core Commercial Zone permits the fullest and most diverse range of commercial 
activities. The proposed C1-5 Zone will include a site-specific provision to restrict the permitted 
uses on the subject lands to business offices and uses accessory thereto.  
 
In addition, the proposed C1-5 Zone will include a site-specific provision to ensure that, should 
the development of new uses or buildings within the Waste Disposal Assessment Area be 
proposed in the future, a supplemental D4 study may be required.  
 
Furthermore, the proposed C1-5 Zone will include certain site-specific lot provisions. The below 
chart provides a comparison between the parent C1 Zone provisions and those proposed for the 
C1-5 Zone: 
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Conclusion 
 
Planning Services staff have reviewed the public, department and agency comments received 
and have reviewed the relevant Provincial, County and Municipal policies in regards to the 
proposed Zoning By-law Amendment. Based on the foregoing, it is the opinion of Planning 
Services staff that this proposed request for Zoning By-law Amendment is appropriate and is 
consistent with and conforms to relevant Provincial Policy, the County’s Official Plan, and the 
Town’s Official Plan. As a result, Planning Services staff recommend that Council enact and pass 
the request to amend Town of Collingwood Zoning By-law No. 2010-040, as amended. A copy of 

the proposed Amendment is attached to this report (See Appendix “E”).OWN FINANCES 
 
 

4. EFFECT ON TOWN FINANCES 

 
Not applicable.  
 

 

Appendix 
“A” 

Parkbridge Revised Site Plan Concept & Architectural Renderings (link below) 

https://collingwood.civicweb.net/filepro/documents/33870?preview=33991 

Appendix 
“B” 

Written Public Comments Summary (link below) 

https://collingwood.civicweb.net/filepro/documents/33870?preview=33992 

Appendix 
“C” 

Written Public Comments – Form Letters (link below) 

https://collingwood.civicweb.net/filepro/documents/33870?preview=33993 

Appendix 
“D” 

Department and Agency Comments Summary (link below) 

https://collingwood.civicweb.net/filepro/documents/33870?preview=33994 

Appendix 
“E” 

Zoning By-law Amendment (link below) 

https://collingwood.civicweb.net/filepro/documents/33870?preview=34199 

 
 
 
 
 
 
 

Lot Provisions Parent C1 Zone C1-5 Zone

Maximum Front Yard 3.0 m 6.0 m

Minimum Interior Side Yard (East Side) Nil 15.0 m

Minimum Interior Side Yard (West Side) Nil 25.0 m

Minimum Rear Yard 9.0 m 55.0 m

Minimum Landscaped Open Space Nil 20%

Minimum Height 6.0 m 8.0 m

5. APPENDICES & OTHER RESOURCES 

https://collingwood.civicweb.net/filepro/documents/33870?preview=33991
https://collingwood.civicweb.net/filepro/documents/33870?preview=33992
https://collingwood.civicweb.net/filepro/documents/33870?preview=33993
https://collingwood.civicweb.net/filepro/documents/33870?preview=33994
https://collingwood.civicweb.net/filepro/documents/33870?preview=34199
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